
The Regular Meeting of the Planning Board of the Township of Upper Deerfield was 

held on Monday, March 9, 2026, at 7:00 pm in the Municipal Building.   

 

Russell Vanella called the meeting to order and read the following notice: This is a 

regularly scheduled meeting of the Planning Board of the Township of Upper Deerfield.  

In compliance with the "Open Public Meeting Act" a schedule of regular meetings 

containing the location and time and date of each meeting was approved at the Annual 

Organization Meeting of the Board, and within seven days following such organization 

meeting, a copy of such schedule of regular meetings was posted in the Municipal 

Building at Seabrook, New Jersey, which Notice has remained so posted throughout the 

year, and copies of the schedule of regular meetings have been mailed to The Daily 

Journal and The Press of Atlantic City and filed with the Township Clerk in compliance 

with said Act.  

 

Present:  

Russ Vanella, Jack Waselik, James Crilley, Anthony Lamanteer Jr., Joe Spoltore, 

Anthony Buono Sr., Laura Hayes, Ken Jackson, Wayne Sabota, Bill Taylor Alt 1, TJ 

Durham Alt 4. 

 

Staff: 

Planner Randall Scheule PP, AIC, Conflict Engineer Brian Murphy PE, PP, CME, 

Solicitor Matt Ritter Esq., Gerald Blackman Jr., AIA, PP, Secretaries Roy Spoltore and 

Sherrie Dixon.  

 

Absent: 

Ed Geletka Alt 2, Ken Mecouch Alt 3, and Engineer J. Michael Fralinger Jr. PE, CME. 

 

On a motion of Wayne Sabota, seconded by Anthony Lamanteer Jr., the minutes from 

the March 2, 2026, meeting were unanimously approved. 
 

APPLICANT/DEVELOPMENT: 

 

Attorney Bridget Sykes with Fox Rothschild appeared on behalf of Pracci Patel and Gita 

Patel- 1040 N Pearl Street Block 1904 Lot 4 for a Preliminary and Final Site Plan 

seeking a bulk variance and to request to amend a condition of the prior use variance 

approval. Ms. Sykes provided a history of the project and a summary of the application. 

She noted the Applicants received a Use Variance, as part of a bifurcated application, on 

August 11, 2025, via Resolution 07-2025.  

 

Architect Stephen Radosti, project Engineer Aaron Chang, and Planner John Tarquino 

were all sworn in to give testimony. Mr. Radosti stated the buildings would be 

renovated to include new roofing, siding, larger egress windows, a second staircase with 

new handrails, new lighting as well as insulation as needed. He stated two proposed 



ADA compliant rooms would be constructed in the former “pool house”. Gerald 

Blackman Jr. AIA, PP of OSK Design Partners, architect brought in by The Township, 

reviewed his report and indicated his agreement with the testimony offered by Mr. 

Radosti.  

 

Engineer Chan’s testimony primarily focused on Checklist B, Item 37, which requests 

plans and profiles of existing utility layouts, such as sewers, storm drains, water, gas 

communications and electric, etc.  The Applicant requested a waiver thereof, indicating 

that it was unaware, at this stage of the project, of the location or condition of many of 

these systems.  Engineer Chan indicated that the Applicant would make any necessary 

repairs, perform maintenance, and submit the necessary information at the time of 

building permits.  If any site changes necessitated amended approvals, the Applicants 

indicated they would return to the Board. 

 

Conflict Board Engineer Brian Murphy went over his report and had several issues 

regarding completeness specifically regarding the waiver for the sanitary sewer and 

storm water.  He gave examples, to illustrate the number of gaps in the application and 

the difficulty in deeming the application complete. The Applicants conceded that some 

piping had significantly exceeded its useful life, and that at least one such pipe ran 

under one of the existing buildings. Mr. Murphy countered that it was unfair to the 

Board to proceed without the information required in #37.   

 

Randall Scheule reviewed his report for completeness noting that item #37 on the 

checklist would need to have a waiver from the board. Matthew Ritter asked if the use 

of the pool room for housing units would constitute a need for a new use variance. The 

applicant felt that since the original application was for 45 rooms and the current site 

plan is showing 40 rooms there would not be a requirement for a new use variance.  

 

Significant discussion followed between members of the Board, the Applicants’ team, 

and the Board’s Professionals.  Several members of the Board felt that the lack of data 

was an impediment to proceeding, with at least one member suggesting that the various 

existing systems should be located, inspected and mapped prior to consideration of the 

Site Plan Application.  Vice Chairman Waselik indicated his preference for the prior 

architectural designs. Chairman Vanella indicated his support for the Board Engineer’s 

position that a waiver for the Checklist B, Item 37 items should be denied.     

 

Solicitor Ritter noted that because the Zoning Board had granted the foregoing Use 

Variance, the Zoning Board retained jurisdiction with regard to Site Plan review.  

Therefore, the Class I and III members of the Planning Board would not participate. On 

a motion of Ken Jackson, seconded by Wayne Sabota, to deem the application 

complete. The Site Plan was deemed incomplete by the following roll call vote: 

 



Moved By: Ken Jackson   Seconded By: Wayne Sabota 
 

Voting In Favor Against Abstain No Vote Absent 

Russell Vanella  X    

Jack Waselik  X    

Anthony Buono  X    

James Crilley    X  

Laura Hayes  X    

Kenneth Jackson  X    

Anthony Lamanteer  X    

Wayne Sabota X     

Joseph Spoltore    X  

William Taylor, Alt 1    X  

Ed Geletka, Alt 2     X 

Ken Mecouch, Alt 3     X 

TJ Durham, Alt 4    X  

      

 

The public comment was opened on motion of Wayne Sabota, seconded by Laura 

Hayes. Seeing no one wishing to speak, the public comment was closed on motion of 

Anthony Buono Sr., seconded by Ken Jackson.  

 

Roy Spoltore stated that there are no applications for the March 16th, 2026, meeting. 

Russ Vanella stated that the Board would be revisiting the subject of tiny homes in the 

future. Mr. Vanella added that since there are no applications for March 16th the meeting 

is cancelled.  With no further business, the meeting was unanimously adjourned on 

motion of Anthony Buono Sr., seconded by Laura Hayes. 

 

Respectfully submitted: 

 

 

Roy Spoltore                                               Sherrie Dixon 


